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Purpose of the Project
 Determine how the district can perform better for the city 

and the stakeholders in the future

 Explore options for redevelopment and placemaking

 Develop a plan for moving forward

 Create awareness and attention for the district



EASTSIDE



“Eastside will be an area with a unique identity 
based on an eclectic mix of uses that create

opportunities for persons who already have a connection to the district 
and those who have yet to discover Eastside 

to live, work, do business, and participate in leisure activities.”
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Introduction • Introduction
• Goals Statement
• Stakeholder Interviews
• Advisory Committee Meetings
• Benchmark Tour
• Walkshop
• Community Workshop



The Status of Eastside • Existing Conditions
• Land Use
• Zoning
• Development
• Parking
• Natural Assets



The Status of Eastside
Existing Character Zones

• Core
• Warehouse
• LBJ Frontage
• Tollway Frontage
• Business Park
• Flex (Industrial, Office, Retail)
• Corner
• Residential
• Institutional



The Status of Eastside
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Overview
The Dallas/Fort Worth MSA population is
expected to reach 7.5 million by 2021, 17 million
by 2050 (ESRI). This growth will have a
substantial impact on residential demand and job
growth, as over 11 million new people will need
accommodations for housing and employment.

There is opportunity in Farmers Branch Eastside
to capitalize on regional growth through
redevelopment because growth will not occur
only on the fringes, and existing development will
age and depreciate.

Property Characteristics
Most of the industrial buildings in Eastside were
built in the 1960s and 1970s. They lack some of
the appeal of newer structures, and they are
functionally obsolete. Low ceiling heights,
outdated interior finishes, few windows for
natural light, inadequate power systems, and a
lack of employee amenities can all affect the
performance of these properties in the regional
marketplace, where tenants have many options
from which to choose.

Currently, there are five multi-family complexes
in Eastside. They are neighbored by the
industrial sector, which in context contributes to
the disjointed feel of the district.

Market Context



Office Demand
Submarket

Per CoStar, office property in Eastside is located
within three submarkets: Quorum/Bent Tree,
West LBJ Freeway, and East LBJ Freeway,
which contain 638 existing office buildings.
Conditions in these submarkets have improved
in the past five years, although the rental rate
($21.66/square foot) and vacancy rate (18.3%) is
not performing as well as D/FW as a whole
($23.74/sq ft and 14.4%, respectively). Net
absorption is a gain of 382,772 sq ft over 12
months.

Eastside

The Eastside area consists of approximately 1.9
million square feet of office space across 22
buildings. The current average rent is
$16.58/square foot. As of 1Q2015 a recent spike
raised the vacancy rate to 32%. Eastside’s 12-
month absorption is a loss of 171,963 sq ft.
However, about 10% of square footage from
absorption and turnover should be captured in
the market, indicating a demand for 84,569 sq
ft of additional office.

Source: CoStar

Firms Employees Employees/Firm

Finance & Insurance 305 4,675 15

Real Estate 204 1,823 9

Professional, Scientific, and Technical Services 472 6,107 13

Management of Companies and Enterprises 5 12 2

Health Services 220 3,494 16

Arts & Entertainment 41 693 17

Total 1,247 16,804 13

Avg. SF per Employee 250

Total Small Office SF 24,533,319

Total Office SF 24,533,319

Small Office Portion of Office Space 50%

Avg. Submarket Class A + B SF Absorption 18,204.00     

Potential Small Office Class A +B SF Absorption 9,102

Estimated Subject Site Capture Rt. 10%

Potential Capture SF from Absoprtion 910

Potential Turnover 5%

Potential Turnover SF 1,226,666

Avg. Vacancy Rate 32%

Total Occupancy from Turnover 836,586

Estimated Subject Site Capture Rt. 10%

Potential Capture SF from Turnover 83,659

Total Potential SF 84,569

Source: ESRI, CoStar

  Small Office Demand Analysis
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Retail Demand
The aggregated unmet residential-
generated retail demand across all
categories and all bands in Farmers
Branch is over 1.8 million square
feet. Within this demand, Department
Stores (512,590 sq ft in unmet demand),
Specialty Food Stores (161,989 sq ft),
and Used Merchandise Stores (265,357
sq ft) are particularly noteworthy due to
their large unmet retail demand in these
categories.

Category NAICS Student Workforce Commuter Residential Total

Auto Parts, Accessories & Tire Stores 4413 769       - 99             67,584       68,452       

Furniture Stores 4421 - - - 35,004       35,004       

Home Furnishings Stores 4422 - - - -             -            

Electronics & Appliance Stores 4431 142       5,559           124           -             5,826         

Bldg Material & Supplies Dealers 4441 - - - -             -            

Lawn & Garden Equip & Supply Stores 4442 - - - 19,169       19,169       

Grocery Stores 4451 945       11,623         354           16,237       29,159       

Specialty Food Stores 4452 - - - 161,989     161,989     

Beer, Wine & Liquor Stores 4453 - - - 30,297       30,297       

Health & Personal Care Stores 446,4461 627       22,428         124           50,496       73,675       

Gasoline Stations 447,4471 - -               1,648        21,353       23,001       

Clothing Stores 4481 268       4,182           136           51,167       55,753       

Shoe Stores 4482 492       5,751           249           29,750       36,242       

Jewelry, Luggage & Leather Goods Stores 4483 234       4,382           119           4,797         9,531         

Sporting Goods/Hobby/Musical Instr Stores 4511 - 2,492           124           36,280       38,897       

Book, Periodical & Music Stores 4512 - - - 18,828       18,828       

Department Stores Excluding Leased Depts. 4521 - 7,476           124           504,989     512,590     

Other General Merchandise Stores 4529 - 34,505         187           177,201     211,893     

Florists 4531 - - - -             -            

Office Supplies, Stationery & Gift Stores 4532 - 8,435           124           -             8,559         

Used Merchandise Stores 4533 - - - 265,357     265,357     

Other Miscellaneous Store Retailers 4539 - - - -             -            

Full-Service Restaurants 7221 592       10,960         209           5,843         17,604       

Limited-Service Eating Places 7222 536       14,760         297           153,075     168,668     

Special Food Services 7223 - - - 858            858            

Drinking Places - Alcoholic Beverages 7224 - - - 21,558       21,558       

Total Demand (SF) 4,605    132,554      3,918        1,671,833  1,812,910 

Potential Supportable Retail Square Footage By Retail Category

(Note: Residential-generated retail demand only takes into account the unmet retail demand by retail category)
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Multi-family Demand
Based on income and recent demand
trends, over 3,774 (41%) of new
households are expected to live in rental
housing. Of existing households in
Dallas County, 482,981 are owner-
occupied homes and 354,209 are for-
rent homes. 18,958 (4%) of the existing
owner households are expected to
move to a new residence each year, and
of those who move, 8,366 (44%) will
choose to rent. Of the existing renter
households, 101,720 (38%) are
expected to move each year, and of
those, 72,573 (71%) will continue to
rent.

Assuming that Eastside can capture
10% of the regional capacity, Catalyst
estimates the Eastside could support
approximately 377 new units annually
based on recent trends.

Monthly Rent $500 $750 $1,000 $1,500 $2,000

$750 $1,000 $1,500 $2,000 And Up

Qualifying Income Less Than $35,000 $50,000 $75,000 $100,000

$35,000 $50,000 $75,000 $100,000 And Up Total

2015 Total Households
1

2020 Total Households
1

Avg. Annual Household Growth

New Household Growth

Total Annual New Households
1

9,945 9,945 9,945 9,945 9,945 9,945

% Income Qualified 30% 15% 17% 12% 19% 93%

# Income Qualified 2,984 1,492 1,691 1,193 1,890 9,249

Renter Propensity 60% 50% 35% 32% 14% 41%

Qualified New Households 1,790 746 592 382 265 3,774

Existing Owner Household

Total Households
1

891,437 891,437 891,437 891,437 891,437 891,437

% Income Qualified
2

30% 15% 17% 12% 19% 93%

Owner Propensity
2

38% 49% 65% 67% 86% 54%

Total Owner Households 101,624 65,521 98,504 71,672 145,661 482,981

Annual Turnover Rate
2

3% 5% 4% 4% 4% 4%

Qualified Owners in Turnover 3049 3276 3940 2867 5826 18958

Estimated % Rent vs. Purchase
3

81% 71% 34% 27% 25% 44%

Estimated Owners in Turnover that Rent 2,469 2,326 1,340 774 1,457 8,366

Existing Renter Households

Total Households
1

891,437 891,437 891,437 891,437 891,437 891,437

% Income Qualified
2

30% 15% 17% 12% 19% 93%

Renter Propensity
2

33% 57% 33% 30% 12% 30%

Total Renter Households 88,252 76,218 50,010 32,092 20,325 266,896

Annual Turnover Rate
2

40% 39% 35% 37% 36% 38%

Qualified Renters in Turnover 35,301 29,725 17,503 11,874 7,317 101,720

Estimated % Rent vs. Purchase
3

85% 78% 65% 44% 38% 71%

Estimated Renters in Turnover that Rent 30,006 23,185 11,377 5,225 2,780 72,573

Income Qualified Households

Total Potential Demand 34,265 26,257 13,309 6,380 4,502 84,713

Percent New Renters
3

5% 3% 4% 6% 6% 4%

Total Potential Demand for New Units 1,790 746 592 382 265 3,774

City Capture Rate
3,4

10% 10% 10% 10% 10% 10%

Total Potential New Multifamily Demand 179 75 59 38 26 377

1. ESRI

2. US Census American Community Survey

3. US Census American Housing Survey

4. US Census Building Permits Survey

Estimated Annual Demand Potential for Multifamily

Based on 2015 - 2020 County Demographic Trends

891,437

941,162

9,945
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Multi-family Demand
Strong economic growth is expected to support healthy levels
of demand in the short to medium term. Eastside is in a great
position to capture a large portion of the multi-family demand.
Competitive projects are exhibiting occupancies around 95%.

Market data suggests the most appropriate multi-family housing
products to target for Eastside implementation are urban walk-
up and structured buildings at an average of 950 square feet
per unit, similar to layouts in Vitruvian Park, CityLine, and
Uptown Dallas.

Urban walk-up developments are typically 3-4 stories tall with
courtyard parking at the back of the building. Walk-ups fit about
30 units per acre, renting at $1.55 per square foot.

Structured multi-family units are high quality with concrete-
beamed parking structures. They rent at or above 1.65 per
square foot.
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Where Eastside Goes
from Here

There is an opportunity in Farmers Branch
Eastside to implement the highest and best
use for land available. Analysis by Catalyst
indicates increasing multi-family units and
mixed-use development could catalyze mid-
rise and high-rise employment in Eastside,
which currently has one high-rise and four
mid-rise buildings at the DNT/LBJ corner.

Multi-family can have many benefits in the
context of a dense suburban landscape. They
create a positive appearance to the street,
reinforcing the importance of quality
development standards in creating a district
brand and improving the Eastside image. Multi-
family development lacks effectiveness when
adjacency lacks compatibility (i.e. Elan next to
industrial). Quality multi-family developments
benefit from inclusion to a neighborhood with
distinct character and identity.

The design of mixed-use is aimed to maximize
walkability in the neighborhood, so the
neighborhood has a feeling of place and
community. Modern, flexible design promotes
revitalization and high standard of quality on
surrounding pad sites. They offer the opportunity
to expand options for several types of product
(i.e. multi-family housing, retail, office) in an
efficient manner, thus increasing revenue for the
City.

The alternative is to maintain and renovate
existing lower-value industrial sites, which
ensures Eastside remains productive but also
ensures underutilization of the land because of
functional obsolescence of the current buildings
and lack of cohesion with surrounding
developments in Eastside, Addison, and North
Dallas.CityLine in Richardson. Source: KDC
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The Plan
Framework Plan

• Corporate Campus
• Light Industrial
• Midway Road
• Neighborhood
• Creative Core
• Corridor (Alpha & Inwood)
• Mixed Use
• Regional Commercial
• Blue Lake



Regional Commercial



Mixed Use Corner



Tollway 



Inwood/Alpha 



Blue Lake 



Neighborhood



Creative Core



Midway Commercial



Light Industrial



Corporate Campus



Parks & Trails



Urban Design/ Streetscape



Gateways



Green Infrastructure



Parking



District Branding & Identity



Catalyst Sites

Midway & 635



Catalyst Sites

Midway & 635
• Gateway development opportunity
• Regional commercial with residential 

options
• Restaurant pads
• Walkable environment



Catalyst Sites

Galleria Drive



Catalyst Sites

Galleria Drive
• Gateway development opportunity
• Support surrounding developments 

with similar use
• Retail/Dinning/Residential–Mixed Use
• Connection to Galleria
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Implementation



Zoning Strategy



Funding
The Eastside Comprehensive Plan 

recommendations include a number of action 

items that will require a financial 

commitment on the part of multiple parties—

the City, landowners/developers, and other 

agencies.  

Securing the necessary funding for public 

improvements is always a challenge, but 

many different techniques can be used, either 

alone or in combination, to achieve the end 

result.  

• Tax Abatement

• TIF Districts

• PID District

• Bond Funding

• Chapter 380 Agreements

• County and Regional Transportation 

Funding

• Development Corporation

• Hotel Occupancy Tax

• Fee Waivers

• Grants

• Infrastructure participation

• Neighborhood Empowerment Zone

• Texas Enterprise Fund



Improve The Land Use Mix



Improve The Infrastructure



Support The Business Environment



Polish The Image of The District



Enhance The District Brand
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